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August 1, 2016 

 

Residential Infill Project 
Portland Bureau of Planning and Sustainability 
1900 SW 4th Ave, Suite 7100  
Portland, OR 97201 
 

    

The Sellwood-Moreland Improvement League (SMILE) has carefully evaluated the Residential 
Infill Project (RIP) proposal and respectfully submits the following comments:  

We value the character and livability of our neighborhood.  We are concerned that this proposal, 
which could more than double the population of our neighborhood, would diminish the character 
and livability of our neighborhood.  Our schools are overcrowded and enrollment is growing at 
an unsustainable rate.  Many of our residential streets are narrow, and have commuter cut-
through traffic that is at times unsafe for neighborhood children and elderly residents. Parking on 
both sides of the narrow streets prevents emergency response vehicles from entering the streets. 
Twenty years ago no one expected 4-6 story apartment buildings would be built in our 
neighborhood.  Now we have hundreds of apartment units being built; from which we have 
learned that we must assume zoning changes will eventually result in construction of the 
maximum allowed density.   

We also recognize that housing affordability is a major problem and that increasing density is 
inevitable.  It should be done in a manner that preserves the character and livability of our 
neighborhood.  

 

Housing diversity proposals 

We believe that there is insufficient justification for the proposed ¼ mile radius for increased 
density.  In order for SMILE to seriously consider accepting significantly more density, we must 
understand the potential impact on our neighborhood.  The City’s Growth Scenarios Report 
presents expected future housing demand, but that demand is not transferred to the neighborhood 
level.  How many units of middle housing would be built in Sellwood-Moreland?  Sellwood -
Moreland presently has hundreds of 5000 square foot R2.5 lots on which duplexes could be built 
– how much middle housing can Sellwood-Moreland provide on these lots with present zoning?  
The planning that RIP has done is entirely supply based – allowing middle housing within ¼ 
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mile of centers.  Is that supply sufficient?  If that supply is excessive, will a large fraction of 
middle housing come to our popular neighborhood rather than other neighborhoods?   

We believe that the market, rather than zoning, is why middle housing 
is not being built.  Larger R2.5 lots have been available for construction 
of duplexes, yet none have been built (see box). From 1984 until at 
least 2014, no 2-4 unit multifamily units were built in the 97202 zip 
code.  Thus, proposed zoning changes would not increase the supply of 
middle housing in the current market.  Our concern is that providing too 
much middle housing zoning now could cause undesirable widespread 
conversion in years or decades later, similar to what is happening now 
in our commercial centers.   

The City should consider the following principles when deciding 
how to change zoning to increase density: 

1) Develop neighborhood scenarios for future housing demand.  
Consider the demand for housing created by population growth and the 
paradigm that more supply is needed to increase affordability.  A 
simple scenario is to start with the Growth Scenarios Report estimate of 
20,000 new households in Southeast Portland by 2035.  Sellwood-Moreland has 8.1% of the land 
area of Southeast Portland.  Therefore, if growth is uniformly distributed in Southeast, Sellwood-
Moreland would grow by 1,620 households.   

2) Estimate how much growth can be accommodated with existing zoning, property 
turnover, and construction rates in each neighborhood.  This should be a holistic approach 
that considers commercial, accessory dwelling units (ADUs), and existing multifamily and single 
family zones. For example, there are at least about 500 units presently under development in our 
neighborhood. 

3) If additional density is needed, introduce it gradually.  Establishing a minimum density for 
all residential zones, such as proposed for the R2.5 zone, is a way to increase density without 
increasing the maximum density that could be built.  Phase in the additional density by allowing 
only one additional unit per lot and years later evaluate supply, demand, and infrastructure 
resilience before increasing density further.   

In addition, we are concerned that the accessible bonus unit would be a loophole to easily add an 
additional unit, and while we like the concept of cluster housing we would need more 
information to fully evaluate it.  We also suggest that you consider specifying a minimum unit 
size to insure that some new units are large enough for families.   

 

Scale of houses 

SMILE strongly supports all of the proposals to limit the scale of houses.  These include 

• Maximum size depends on lot size 
• Height measurement from lowest point, not highest 

1397 
R2.5 lots in 97202 zip 
code 5000 sf or 
larger 

 

From 2010-2014 
for these lots… 

 
269 lots sold  

12 
New single family 
homes built 
 

8 

 

Lots split for 2 or 
more single family 
houses 
 

0 Multi-family  
units built 
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• Maximum R2.5 height reduced to 30 feet 
• Maximum flat roof height 25 feet 
• Maximum height for narrow lots: 23 foot height for pitched roofs, 20 feet for flat roofs 
• Attached houses maximum height: 30 feet for pitched roofs, 25 feet for flat 
• Limit dormer projection.   
• Increase minimum front setback 5 feet, except to match adjacent setbacks. 
• Increase allowed side setback projections for bay windows and eaves 

 
We have reviewed the square footage limits and estimate that about one-quarter of the homes 
built in our neighborhood since 2010  exceed the limits, so the limits appear to preserve existing 
building scale and continue to allow most construction to take place.   

 

Closing comments 

The results of the Project questionnaire would be a valuable resource for us to better understand 
and represent the opinions of our neighborhood and to provide feedback on the Project.  Please 
make the detailed results for each neighborhood or, if not possible, zip code, available to the 
public. 

In summary, we oppose the housing diversity proposals because there is insufficient justification 
to tremendously increase the density of our neighborhood.  A better approach would be for the 
City to downscale citywide estimates of growth to the neighborhood level so we can evaluate the 
impact growth will have on our neighborhood and estimate how much growth the neighborhood 
can accommodate.  If density has to be increased, do so gradually and in a neighborhood-friendly 
manner.  We fully support the housing scale proposals which would help ensure that future 
residential development preserves the character and livability of our neighborhood.   

These comments were drafted by the SMILE Land Use Committee with input from 10 well-
informed neighbors and revised and approved by a vote of 7 yes, 2 no, and 1 abstention of the 
SMILE Board of Directors July 20, 2016.  We thank the City for their outreach efforts regarding 
this proposal and we look forward to continuing to work with the City on this important issue. 

 

Sincerely, 

 

 
Corinne Stefanick, President 
Sellwood-Moreland Improvement League 
 


